The diffusion of remote subdivisions across rural landscapes in the United States is a common phenom enon today (Platt, 1973; Parsons, 1972 as the descriptive title indicates, actually rather remote from the main population centers, i. e., the major met ropolitan areas in which the majority of owners of such subdivision lots reside. Remote rural subdivisions have also been referred to as "subdivisions without homes" (Parsons, 1972) due to the relatively low build-out rate as well as the apparent absense of buyers of lots with any intentions of establishing dwelling -seasonal or permanent -on their property (Dickinson and Johnston, 1973; Johnston and Hansen, 1974) . In many cases, the low build-out rate is related to the relative lack of utilities and community facilities within the subdivisions. For example, piped water and electricity are either limited or nonexistent in many subdivisions, with costly installation charges for these services to be paid for by the individual lot owner. Access to many of the lots in these subdivisions is by unpaved roads which may or may not be maintained regularly.
The purpose of this paper is to examine original expectations of buyers of remote rural subdivision lots in Puna, Hawaii and to assess shifts which have taken place between original and current intended uses.
The Puna area
The Puna area of the Island of Hawaii (Fig. 1 Most of the land used for remote subdivisions in Puna had previously been non-productive. The geo logic base of the area is volcanic, with parts of it covered by lava flows of fairly recent origin, e. g., 1858, 1955, and 1960 . At least one subdivision con sists of lots bulldozed from a 1955 lava flow. Thus, the Puna area, while part of the tropical island state of Hawaii, is also an environmentally precarious area.
Lot acquisition
The majority of lots in the Puna subdivisions were acquired by their current owners in one of two ways. The first centers around the tourist who visits Hawaii and is exposed to the unique cultural and physical they are touting; and, they may assist the potential buyer in justifying such a purchase. After purchasing a parcel and returning to his home area, a buyer will most likely periodically evaluate both his purchase and his intended use of the site. Possible outcomes of such an evaluation can be either a desire to change the purchase, i. e., to sell the parcel, or to change the in tended use of the site, i. e., change the attitude toward the site. During this entire process, the land owner may or may not have actually viewed the parcel he purchased.
The second means of acquiring land in the remote subdivisions of Hawaii differs from the first in that the prospective buyer is exposed to the possibility of owning land on the Island of Hawaii through a mar keting and sales campaign focused on his home area, a sales strategy which generally precludes a potential buyer from personally inspecting the land prior to purchase.
Lots purchased in this manner are subject to the same periodic evaluation procedure as noted above. The majority of persons who purchase lots in this manner reside in the major metropolitan centers.
In addition, lots may also be acquired directly from other individual lot owners.
Methodology
Four subdivisions were selected for study based on size of the subdivision and number and types of utili ties available. The first of the two smaller subdivisions was Cymbidium Acres, a 177 lot development located near Hawaii Volcanoes National Park; it was initially developed in 1968. A portion of this subdivision has access to electricity; water is by individual catchment only. Waawaa, the second smaller subdivision, has 178 parcels located along the Puna coast, parcels which were originally offered for sale in 1958. in these four subdivisions; and, they were further assumed to be generally representative of all owners of lots of Hawaii's remote subdivisions. It was hypothesized that: 1) there would be a shift from a variety of initial intended uses to the view of the lot as a purely speculative investment; 2) the smal ler subdivisions and those with more amenities would reflect a greater diversity of use types; and 3) those persons who had not viewed their lot prior to purchase or who have yet to view their lot will be least statisfied with their lot, irregardless of intended use.
Intended uses of subdivisions lots
The intended use of the lots associated with initial purchase varied slightly among the four subdivisions though the general pattern is readily apparent: the majority of people purchased lots primarily for invest ment purposes, while approximately one-third pur chased them for eventual use as a site for a retirement home (Table 1 ). This finding supports that of John ston and Hansen (1974) who found that an average of 45 percent of the lot owners of seven northern California subdivisions initially purchased lots primar ily for investment reasons, the single greatest reason noted for such a purchase. The desire for a vacation or second home as the initial impetus for purchase of a lot in a Puna subdivision varies considerably among the four subdivisions studied, ranging from over 20 percent to less than 10 percent. Those who initially purchased lots for other than the above mentioned categories were relatively few.
A comparison of initial reasons for purchasing lots with the current intended use of those same lots reveals an aggregate shift away from retirement homes and a marked increase in the other category ( 
Subdivision type and use
In comparing two of the smaller subdivisions, Cym bidium Acres with partial utilities and Waawaa with out utilities, there was a significantly higher propor tion of people purchasing lots solely for investment purposes in the subdivisions with fewest utilities, a trend still evident in light of the lot owners' current intended use (Table 1 ). The decrease in the proportion of people who intend to use their lot for retirement purposes can perhaps be attributed to a lack of utilities.
In comparing the two larger subdivisions, Nana wale Estates with partial utilities and Orchid Isle Estates without utilities, there is a higher concentration of investment use in the subdivision with the greatest extent of utilities. Interestingly, there is a significantly greater proportion of people intending to build or live in the subdivision with the fewest utilities available. Thus, the hypothesis that the smaller subdivisions and those with more utilities would have a greater diver sity of use types is not supported.
Satisfaction with lots
A clear majority of the purchasers of lots in the subdivisions surveyed did not visit or view their lot prior to purchasing it (Table 4) ; and, approximately one-fourth of the remote subdivision lot owners have yet to visit and view their purchase. Despite this pre dominately 'sight unseen' mode of the purchase of land, the vast majority of lot owners surveyed indicated satisfaction with their holdings (Table 5) esting when juxtaposed with the proportion which had considered or attempted to sell their lot at some prior time (Table 7) . There is, however, a general inverse relationship between these two variables, for the lot owners of Cymbidium Acres appear to be most satis fied with their lots and they have made the least effort to dispose of their holdings, while the owners of Na use category can be traced to the means by which persons purchased such lots, for it was noted that the majority of owners purchased such lotsassumably with an intended use-without previously seeing them; and, a surprisingly high proportion of owners have yet to visit their subdivision lot.
In spite of this, the overwhelming majority of lot owners indicated that they are currently satisfied with their lot holdings. Perhaps this high level of satisfac tion can be partially explained by linking the notion of the lot as investment with the history of increases in land values in Hawaii in general and remote sub divisions in particular. For example, the average value per square foot for a lot in Nanawale Estates increased from $ 0. 0032 (U. is significant. Within the past few years, the increasing number of parcel owners from the mainland United States and other areas who have made Hawaii their permanent home has greatly influ enced the demand for public services. In light of the
